
 
 
 
 
 

 
 
 

DOWNTOWN REVIEW BOARD 
MEETING AGENDA 

 
 

WEDNESDAY, January 6, 2016 
8:30 A.M. 

 
 
 

CITY HALL - COUNCIL CHAMBERS 
107 NORTH NEVADA AVENUE 

COUNCIL CHAMBERS, SUITE 325 
COLORADO SPRINGS, CO 80903 

 
In accord with the Americans with Disabilities Act of 1990 ("ADA"), the City of Colorado 
Springs will not discriminate against qualified individuals with disabilities. Should you require 
an auxiliary aid and/or service to participate in an upcoming Downtown Review Board 
meeting, please contact the Land Use Review offices at (719) 385-5905 as soon as possible 
but no later than 48 hours before the scheduled monthly meeting so that we can do our best 
to accommodate your needs. 



 
 

DOWNTOWN REVIEW BOARD MEETING PROCEDURES 
 
 
The Downtown Review Board will hold their regular meeting on Wednesday, January 6, 2016, 
at 8:30 a.m in the Council Chambers of City Hall located at 107 North Nevada Avenue, 
Colorado Springs, Colorado 80903.  

 
The Consent Calendar will be acted upon as a whole unless a specific item is called up for 
discussion by a Board Member, a City staff member, or a citizen wishing to address the 
Downtown Review Board. 
 
When an item is presented to the Downtown Review Board the following order shall be used:  

 City staff presents the item with a recommendation;  

 The applicant or the representative of the applicant makes a presentation;  

 Supporters of the request are heard;  

 Opponents of the item will be heard;  

 The applicant has the right of rebuttal;  

 Questions from the Board may be directed at any time to the applicant, staff or public to 
clarify evidence presented in the hearing. 

 
 
 

APPEAL INSTRUCTIONS 
 
If you do not agree with a decision of the Downtown Review Board and wish to appeal that 
decision you must do so by filing an appeal with the City Clerk’s Office (located at 30 S. Nevada 
Avenue, Colorado Springs, CO 80903) no later than ten (10) days after the hearing date. 
Accordingly any appeal relating to this Downtown Review Board meeting must submitted to the 
City Clerk by 5pm on:  
 

Tuesday, January 19, 2016 
 
The appeal letter, along with the required $176 fee, should address specific code and/or 
regulating plan requirements that were not adequately addressed by the Downtown Review 
Board. City Council may elect to limit discussion at the appeal hearing to the matters set forth in 
your appeal letter.  Unless a request for postponement is made, City Council will hear the 
appeal at its next regular meeting occurring at least nineteen (19) days after the Downtown 
Review Board meeting (Zoning Code Chapter 7.5.906). 
  



DOWNTOWN REVIEW BOARD MEETING AGENDA 
 
 

1. APPROVAL OF THE MINUTES – Minutes from the December 2nd, 2015, Meeting 
 

 
2. COMMUNICATIONS – Ryan Tefertiller, Urban Planning  Manager  

 
 
3. CONSENT CALENDAR – None 

 
 

4. NEW BUSINESS CALENDAR –  

 
File No.: CPC CU 15-00124 – (Quasi-Judicial) 
A request by Scott Schuster of RTA Architects on behalf of the Springs Rescue 
Mission for approval of the Springs Rescue Mission conditional use development 
plan and warrants from the Form-Based Zone’s building envelope and frontage 
standards. The total campus is approximately 9 acres in size but the proposed 
plan only illustrates changes to approximately 4 acres.  The site is zoned FBZ-
COR/SS (Form-Based Zone – Corridor Sector with the Streamside Overlay) and 
is located on the south side of Las Vegas Street, west of S. Tejon Street. 

 
 

5. WORK SESSION 
 

Infill Chapter for the Comprehensive Plan 
 

  



 

NEW BUSINESS CALENDAR 
 

 
DOWNTOWN REVIEW BOARD AGENDA 

 
ITEM NO: 4 

 
STAFF: RYAN TEFERTILLER 

 
FILE NO: 

CPC CU 15-00124 – QUASI-JUDICIAL 
 
PROJECT:  SPRINGS RESCUE CAMPUS EXPANSION 

APPLICANT:  RTA ARCHITECTS, SCOTT SCHUSTER 

OWNER: SPRINGS RESCUE MISSION  

 

Site 



PROJECT SUMMARY: 
1. Project Description: This proposal is to allow the Springs Rescue Mission to implement a 

major expansion to their existing campus on the southern edge of the Downtown Form-
Base Zone.  Specifically, the two phase project will include the creation of a new 150 
bed shelter and a new 11,225 square foot day center, as well as the construction of a 
new 6,000 square foot building for shelter related administrative needs all as part of 
phase one.  The second phase of the project will include a new 10,567 square foot 
kitchen and dining facility and a 4,025 square foot welcome center.  The entire Springs 
Rescue Mission campus is roughly 9 acres in size but the proposed work only affects 
roughly 4 acres.  The property is zoned FBZ-COR/SS (Form-Based Zone – Corridor 
Sector with Streamside Overlay), has numerous addresses and is located on the south 
side of East and West Las Vegas Street, west of S. Tejon Street. (FIGURE 1) 
 

2. Applicant’s Project Statement: See FIGURE 2 for the original project statement and 
FIGURE 3 for a more detailed “Case for Support” for the project. 
 

3. Planning & Development Team’s Recommendation: Approval of the application with 
multiple technical modifications. 
 

 
BACKGROUND:  

1. Site Addresses: 1 through 33 W. Las Vegas St. (excluding 17 W. Las Vegas St.) and 11 
through 19 E. Las Vegas St.  

2. Existing Zoning/Land Use: FBZ-COR/SS (Form-Based Zone – Corridor Sector with 
Streamside Overlay) / The site is developed with a number of existing warehouse, 
administrative, and shelter buildings as well as significant private parking areas. 

3. Surrounding Zoning/Land Use:  
North: FBZ-T1 / light industrial and auto repair uses  
South: FBZ-COR/SS and C6 / light industrial, parks/open-space, and the I-25 
corridor  
East: FBZ-COR/SS / light industrial and auto repair uses 
West: FBZ-COR/SS / light industrial and outdoor storage  

4. Comprehensive Plan/Designated 2020 Land Use: Regional Center  
5. Annexation: Town of Colorado Springs, 1872 and Dorchester Park Addition, 1966 
6. Master Plan/Designated Master Plan Land Use: Imagine Downtown Master Plan (2009) /  

Activity Center  
7. Subdivision: Fountain Creek Technological Park (1986), Pezoldt Sub (1986), and 

unplatted  
8. Zoning Enforcement Action: None  
9. Physical Characteristics: The site is flat and is developed with multiple existing buildings 

and private parking lots. 
 
STAKEHOLDER PROCESS AND INVOLVEMENT:  
The stakeholder process for this project was significant. Prior to the submittal of the 
applications, notices were sent to 179 property owners within a 1,000 foot buffer from the 
campus.  Those notices contained brief information about the project and invited stakeholders to 
attend a neighborhood meeting on November 2, 2015 at the Springs Rescue Mission cafeteria.  
Approximately a dozen people attended as well as a number of Springs Rescue Mission and 
RTA Architect representatives. Upon submittal of the applications in early November, notices 
were once again sent to 179 property owners and posters were posted at the site announcing 
the formal submittal of the applications; more detailed information was provided regarding the 



proposed project. Three small stakeholder meetings were also held with Springs Rescue 
Mission and City representatives. These meetings had specific dialog with adjacent business 
owners and representatives of the Mill Street Neighborhood Association.  Additionally, an open 
house is scheduled for January 5, 2016 just prior to the DRB hearing. Notices will again be 
mailed and posters posted on the site prior to the public hearing at the Downtown Review 
Board. In response to some criticism from the Mill Street Neighborhood Association, the 
postcard mailing list was expanded to include all property owners within their boundary, bringing 
the number of pre-public hearing meeting postcards mailed to 228. Staff received a number of 
formal emails regarding the proposed projects; those communications are included as FIGURE 
4. 
 
ANALYSIS OF REVIEW CRITERIA AND MAJOR ISSUES 
The Springs Rescue Mission has operated on the southern edge of downtown Colorado Springs 
since 1998.  In addition to their residential shelter for the local homeless population, the Springs 
Rescue Mission (SRM) provides meals, counseling, education, and other services to those in 
need.  Over the last number of years, the need for services and SRM’s resources have both 
grown.  Part way through an effort to raise $13.8 million to fund and manage the proposed 
project, SRM has already acquired additional acreage to expand their current campus to roughly 
9 acres.  While a portion of their holdings is not needed for the proposed project and could be 
sold to other parties in the future, the proposed project presents a significant enlargement and 
intensification from their use in the past. 
 
When the Downtown Colorado Springs Form-Based Code (FBC) was adopted in the summer of 
2009 there were only a few uses that required the Downtown Review Board’s approval of a 
conditional use permit (e.g. auto repair, bars, detention facilities, sexually-oriented businesses, 
and others). However, shortly after the FBC’s adoption there was considerable discussion 
among downtown stakeholders about the prospect of a new homeless campground or shelter 
downtown. The FBC, as adopted, did not specifically address human service facilities.  
Therefore, Staff moved quickly to amend the City’s human service establishment regulations to 
apply to the downtown form-based zone. This code amendment, approved in April of 2010 via 
ordinance 10-42, requires approval of a conditional use permit for human service shelters in the 
form-based zone. The Downtown Review Board has the authority to review and approve all 
conditional use permit applications within the current boundaries of the form-based zone. 
 
The proposed project is described on the conditional use development plan as including two 
phases. Phase one includes: new 6,000 square foot building for administrative services; 
connection and renovation of two existing buildings to create a 11,225 square foot day center; 
connection and renovation of two existing buildings to create a 11,540 square foot human 
service shelter which will include up to 150 permanent shelter beds; the demolition of the 
building at 1 W. Las Vegas St.; creation of a 12,750 square foot courtyard with exterior 
amenities between the day center and the shelter buildings; and numerous other site 
improvements to serve the facility. The construction of the project’s first phase is expected to 
begin in Spring of 2016 with the hope that the shelter can begin operation by Winter of 2016. 
 
The second phase of the project is planned to commence in 2017.  It includes: construction of a 
11,000 square foot kitchen and dining facility; construction of a 3,800 square foot welcome 
center; further refinements and improvements to the interior of the campus and courtyard; and 
numerous other site improvements to serve the facility. 
 
The proposed project will serve as a major step in addressing the City’s needs to provide 
housing to the local unsheltered population.  The 2015 Point in Time survey found significant 



local housing needs; specifically, that 243 people were identified as unsheltered and that a very 
limited number of beds were available (FIGURE 5). The City continues to work to obtain 
resources and partnerships to help address this issue, but the proposed Springs Rescue 
Mission campus will significantly reduce the number of unsheltered residents throughout the 
year. 
 
While the project will bring significant and obvious benefits to the local unsheltered population, 
the project’s likely benefits to Downtown are also notable. In a recent community survey 
conducted by the Downtown Partnership, 88% of 136 questioned respondents indicated a 
desire for better human services and/or a day center for our homeless population, with only 9% 
indicating that these services were not important. These responses, as well as similar feedback 
from focus group participants and from a public meeting during downtown’s process of updating 
the Imagine Downtown Master Plan, demonstrate a desire among downtown stakeholders to 
improve the availability of daytime shelter in the area. This desire is anecdotally linked to the 
notion that the lack of a day center, where the local unsheltered population can stay warm, 
connect socially with each other, and connect to mental health services and other resources, is 
contributing to the large number of panhandlers, loiterers, and campers along Tejon St., at the 
Downtown library, and along many of the urban stream corridors adjacent to Downtown. 
 
The only other improvement listed in the survey that received equally strong support was 
building public amenities the make downtown look and feel safe, which is closely related the 
issue at hand. No other improvements in the survey including; increasing access to transit, 
creating more tourist destinations and amenities, improving parking, or having more retail and 
restaurants, ranked as highly as these two responses in the recent survey and public input. 
 
The Springs Rescue Mission has made significant efforts over the years to establish positive 
relationships with surrounding business owners and the residents of the Mill Street 
neighborhood to the north. In fact, the City has approved multiple smaller expansions to the 
SRM facilities in recent years with no opposition from nearby stakeholder groups. Specifically, 
SRM added 46 shelter beds in 2011 and received a letter of support from the Mill Street 
Neighborhood Association (FIGURE 6). SRM also added a 50 bed winter shelter in 2014 to the 
campus where no formal comments in opposition where received by the City. 
 
While recent history helps establish support for SRM’s services and management, there has 
been significant dialog and debate regarding the proposed expansion due to the proposed 
scope and range of service enhancements. Many stakeholders believe that problems present in 
the area which include crime, theft, drug use, loitering, littering, trespass and others, will only be 
exacerbated if the proposed project is included. To help address these fears, SRM, their 
consultants, and the City have held numerous meetings to identify concerns and possible 
solutions. 
 
One outcome of this dialog has been the drafting of a “good neighbor agreement” (FIGURE 7) 
which describes the proposed project, establishes overarching principles, sets expectations for 
communication, safety, cleanliness, outreach, and general operation. While this document 
continues to be refined, many details have been established to mitigate neighborhood impacts 
and increase support of the proposed facility. Additionally, the agreement pledges support from 
the City to update the 2001 Mill Street Preservation Plan with the goal to focus City resources to 
neighborhood-wide improvements that best meet their needs and mitigate current concerns.   
 
Beyond the presence of the good neighbor agreement and the day to day operational 
consideration by SRM, there is some justification that the proposed project could actually 



decrease issues faced by surrounding businesses and nearby residents.  Currently, users of the 
SRM shelter or evening meals must travel throughout downtown for other others services.  
Many utilize the Catholic Charities Marion House Soup Kitchen on W. Bijou St. just west of N. 
Cascade Ave. for daily mid-day meals.  Other SRM clients travel to the Downtown Library to use 
computer facilities or stay warm during the winter.  The lack of a single facility providing a full 
range of meals and services creates the need for high pedestrian volumes throughout the 
adjacent neighborhood.  However, the proposed project will create a campus where a user can 
find all the necessary resources throughout the day.  This includes meals, counseling services, 
showers, computers, laundry, storage, and even pet kenneling. And as a “low barrier” shelter 
(i.e. sobriety is not required to be served at the facility), few potential clients will be turned away.  
Ultimately, while more people will be served at the site, the hope is that the users and some of 
the issues they may create will stay on-site and therefore the qualities of the surrounding area 
may improve. 
 
As a project that requires a conditional use, the Downtown Review Board must find that the 
project substantially complies with the following criteria: 
 
A. Surrounding Neighborhood: That the value and qualities of the neighborhood surrounding 

the conditional use are not substantially injured. 

B. Intent of Zoning Code: That the conditional use is consistent with the intent and purpose of 
this Zoning Code to promote public health, safety and general welfare. 

C. Comprehensive Plan: That the conditional use is consistent with the Comprehensive Plan of 
the City. 

Planning Staff finds that the proposed shelter meets criterion B., intent of the zoning code, by 
providing much needed resources to at-risk populations.  The denial of the proposed shelter 
could jeopardize the health, safety, and general welfare for the City’s unsheltered populations.  
Likewise, Planning Staff finds that the proposed shelter meets criterion C. conformance with the 
City’s Comprehensive Plan.  The Comprehensive Plan supports the provision of services in the 
locations where they are known to be needed.  And while efforts must be made to ensure 
compatibility and harmoniousness, it is widely recognized that while Downtown Colorado 
Springs has many resources for homeless populations (e.g. counseling, soup kitchen, etc.) 
there is a shortage of shelter beds. 
 
While Criteria B and C are relatively easy to evaluate, Criteria A, impact to the surrounding 
neighborhood, is more complicated.  While creation of a full service facility could actually reduce 
issues currently experienced in the surrounding neighborhood (see discussion above), Staff 
must rely on additional efforts, commitments, and resources to verify that the value and qualities 
of the surrounding neighborhood are not substantially injured.  Although SRM continues to 
develop their detailed operational plans, the commitments included in the good neighbor 
agreement provide notable assurances that the values of the neighborhood will be protected.  
SRM has committed to frequent and on-going communication with the Mill Street Neighborhood 
Association as well as surrounding business owners.  SRM has also promised to participate in a 
neighborhood watch program to increase safety and security in the area.  Regular outreach will 
be provided beyond the walls of the SRM campus to identify individuals in need of services.  
SRM will also support regular support and volunteers to biannual neighborhood cleanups 
throughout the area. 
 



While details on some of these efforts continue to evolve, Staff finds that the project 
substantially complies with the required Conditional Use criteria. 
 
Beyond the issue of the proposed use, the conditional use development plan does require 
analysis using the standards and guidelines within the Downtown Colorado Springs Form-
Based Code.  The proposed project is atypical and relief is largely justified based on the fact 
that a) the site is on the extreme southern edge of the Form-Based Zone in an area that has few 
urban characteristics; and b) the proposed use and campus design justifies buildings that are 
set back from the public right-of-way with less glazing than is typically required. 
 
The first of two specific warrants needed is relief from Section 2.3.3 Building Envelopes.  The 
project includes the construction of three new buildings, none of which will meet the zero foot 
maximum front setback for Civic buildings on interior lots.  Of the three, only new building even 
has the opportunity to meet that requirement.  The new Welcome center, which is a key element 
of the project’s second phase, is shown on the plan as being within 53 feet of the Las Vegas St. 
right-of-way.  While the building could have been placed closer to the street, the proposed 
location allows ample area for client queuing without spilling onto adjacent properties or 
blocking the public sidewalk.  Additionally, the area between the proposed building and the 
sidewalk can be improved with raised planters, signage, and hardscape elements that provide 
visual detail as well as functional screening and wayfinding. 
 
The second warrant needed for the project is relief from Section 2.4. Frontages.  One of the 
defining characteristics of frontage type is how the building relates to the public realm.  Due to 
the fact most of the new construction is pushed away from Las Vegas St. the proposed Civic 
buildings were determined to be using a Common Lawn frontage. While this frontage type is 
permitted at Civic buildings, the Code establishes a minimum glazing standard of 25% for the 
front building façade.  The Welcome Center building as part of Phase 2 is shown as meeting the 
25% requirement, but the other new buildings, including the renovated shelter and day center 
will not. 
 
A third issue that was discussed as possibly needing a Warrant is signage.  The phase one 
building elevations included with the development plan show significant signage that could 
exceed the allocations within the zone.  However, those buildings and their wall signage will not 
be highly visible from the public right-of-way and therefore may support the proposed sign sizes.  
If similar sign allocation is needed for the Phase 2 Welcome Center or Dining Hall, a sign 
warrant may be needed in the future. 
 
Any project that requires relief from a standard must gain approval of a warrant by the 
Downtown Review Board.  Warrants are reviewed using the five criteria found in Section 5.4 of 
the Form-Based Code.  The criteria are: 
 
1. Is the requested warrant consistent with the intent of the form-based code?   
2. Is the requested warrant, as well as the project as a whole, consistent with Section 4 – 

Design Guidelines of the form-based code?  
3. Is the requested warrant reasonable due to the proposed project’s exceptional civic or 

environmental design?   
4. Is the requested warrant consistent with the Imagine Downtown Master Plan?   
5. Is the requested warrant consistent with the City’s Comprehensive Plan?   
  
Staff finds that the proposed warrants are requests are consistent with the required warrant 
criteria and recommends that the Downtown Review Board approve the project. 



 
STAFF RECOMMENDATION: 
 
ITEM NO: 4 CPC CU 15-00124 – SPRINGS RESCUE MISSION CAMPUS EXPANSION 
Approve the proposed conditional use and warrants based on the findings that the conditional 
use criteria found in section 7.5.704 of the City Code and the warrant criteria found in Section 
5.4 of the Form-Based Code will be substantially met once the following modifications are 
made: 
 
Technical modifications to the conditional use plan: 

1. Clarify on Sheets 2 and 3 which portion of the site is platted and which portions remain 
unplatted. 

2. Revise the Sign Warrant note on sheet 1 to read “a sign warrant may be needed for 
future signage on the Phase 2 Welcome Center. Specific details of the proposed 
signage will reviewed via a future Warrant if necessary.” 

3. Revise the plan to illustrate a solid fence or wall along the campus’s southern boundary 
adjacent to the Pikes Peak Greenway Trail. 

4. Revise the plan to relocate the new gate to the west of 17 W. Las Vegas further south to 
provide a minimum of 50 feet from the Las Vegas curb-line or add a note to the plan 
indicating that the gate will remain open during standard business hours. Provide 
verification that the owner of 17 W. Las Vegas supports the new gate location. 

5. Revise the plan to provide details on the Phase 2 streetscape.  The plans don’t appear 
to meet the FBC’s public space standards as described in Section 2.8 of the Code.  The 
grading sheet also appears to illustrate a light pole blocking the new sidewalk near the 
campus’s northwest corner.   

6. Revise the plan to illustrate the construction of sidewalk adjacent to 17 W. Las Vegas to 
provide pedestrian connection to the Phase 2 Welcome Center. 

7. Add a pedestrian gate to the Phase 1 fence between the shelter and the day center to 
allow emergency access. 

8. Modify sheet 14 of the plan to relocate the fire hydrant from the middle of the gravel fire 
access road. 

9. Modify the plan to illustrate all fire lane locations and include the use of approved fire 
lane markings. 

10. Add a note to Sheet 8 indicating the need for a final landscape plan. 
11. Modify the preliminary landscape plan to document how the new parking area will meet 

the intent of the City’s parking lot tree requirements; given the site’s zoning, some 
flexibility is justified. 

 



FIGURE  1
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